
Wiper Residence
File Number: 12-128009-LO









 
 
 
October 1, 2012 
          AOA-4250 
 
Bryan Krannitz, AIA 
Krannitz Gehl Architects 
765 NE Northlake Way 
Seattle, WA 98105 
 
 
SUBJECT: Critical Areas Report - Wiper Residence– 85 Cascade Key  

Shoreline Buffer & Structure Setback Modification,   
City of Bellevue File No:  12-118085-DC 
 

 
Dear Bryan: 
 
On September 12, 2012 I conducted a reconnaissance on the subject property that 
is located on a canal of the Lake Washington shoreline.  Although regulated as a 
shoreline by the City of Bellevue, this canal was historically constructed and the 
property contains a concrete bulkhead and maintained yard along the water’s edge.  
This bulkhead and maintained yard is similar to the adjacent properties and is 
consistent with the primarily constructed shoreline of the neighborhood.   
 
The purpose of the site visit was to assess proposed modifications to the required 
25-foot shoreline buffer and 25-foot structure setback of Lake Washington as part of 
the proposed new residence to replace the existing residence.  This report is 
intended to meet the requirements for Critical Area Reports per LUC 20.25H. 
 
1.0 CRITICAL AREA IMPACTS 
The proposed project includes re-development of the existing residence within a 
portion of the 25-foot shoreline structure setback.  The only work that would be 
conducted within the 25-foot shoreline buffer includes:  1) replacement of an existing 
957 s.f. impervious concrete patio with 657 s.f. of pervious pavers, 2) construction of 
a new concrete pathway (60 s.f. located in buffer), and 3) planting of native 
vegetation to increase shoreline habitat.   
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The re-development within the structure setback will result in the conversion of 490 
s.f. of existing lawn and yard into impervious surface associated with the remodeled 
structure and a new pathway.  Also as part of the work within the structure setback, 
138 s.f. of existing stone pathway will be returned to lawn.  Since the existing 
concrete patio located in the buffer will be converted to pervious pavers, there will be 
a net decrease in the total impervious surface located within the combined buffer 
and structure setback.  Conversion of the existing concrete patio into a pervious 
surface should substantially improve the infiltration capacity of the shoreline 
immediately adjacent the canal. 
 
All of the structure setback modification areas currently consist of maintained yard 
and no native vegetation will be removed as part of the project (attached Photos 1 
and 2).  The proposed impact areas currently have a very low functional value and 
do not provide any of the significant functions such as shade, temperature control, 
water purification, woody debris recruitment, erosion control, or habitat typically 
associated with functioning shoreline buffers.     
 
 
2.0 CRITICAL AREA MITIGATION 
Although there should be no significant impact to the shoreline buffer from the 
proposed project, mitigation to increase the value of a portion of the shoreline buffer 
is proposed.  In addition to converting the existing impervious patio located in the 
buffer into a smaller area of pervious pavers, the project also proposes to plant 255 
s.f. of yard area within the buffer with a variety of native plants.   
 
Enhancement of this area has been designed to increase the habitat value of the 
buffer by increasing the plant species and structural diversity.  In addition, the 
pervious patio and native plantings should also increase stormwater functions 
through infiltration and pollutant removal.  Implementation of the mitigation plan 
would replace and exceed the minor functions currently provided by the modified 
shoreline buffer and structure setback areas. 
 
2.1 Goal, Objectives, and Performance Standards for Mitigation Areas 
The primary goal of the mitigation plan is to increase the habitat functions of the 
selected existing shoreline buffer.  To meet this goal, the following objectives and 
performance standards have been incorporated into the design of the plan: 
 
Objective A: Increase the structural and plant species diversity within the restoration 
area. 
Performance Standard: Following every monitoring event for a period of at least 
three years, the mitigation areas will contain a total of at least 4 native plant species.  
In addition, there will be 100% survival of all woody planted species throughout the 
mitigation area at the end of the first year of planting.  Following Year 1, success will 
be based on an 80% survival rate or similar number of recolonized native woody 
plants. 
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Objective B: Limit the amount of invasive and exotic species within the restoration 
area. 
Performance Standard: After construction and following every monitoring event for a 
period of at least three years, exotic and invasive plant species will be maintained at 
levels below 10% total cover in the designated mitigation area.  Invasive species 
include, but are not limited to, Himalayan and evergreen blackberry, Japanese 
knotweed, and English ivy. 
 
2.2 Construction Management 
Prior to commencement of any work in the mitigation area, the clearing limits will be 
staked and any existing vegetation to be saved will be clearly marked.  A pre-
construction meeting will be held at the site to review and discuss all aspects of the 
project with the landscape contractor and the owner.   
 
A consultant will supervise plan implementation during construction to ensure that 
objectives and specifications of the mitigation plan are met.  Any necessary 
significant modifications to the design that occur as a result of unforeseen site 
conditions will be jointly approved by the City of Bellevue and the consultant prior to 
their implementation.   
 
2.3 Monitoring Methodology 
The monitoring program will be conducted for a period of three years, with annual 
reports submitted to the City.  Vegetation monitoring will include general appearance, 
health, mortality, colonization rates, percent cover, percent survival, volunteer plant 
species, and invasive weeds. 
 
Photo-points will be established from which photographs will be taken throughout the 
monitoring period.  These photographs will document general appearance and progress 
in plant community establishment in the mitigation area.  Review of the photos over time 
will provide a visual representation of success of the mitigation plan. 
 
2.4 Maintenance Plan 
Maintenance will be conducted on a routine, year round basis.  Additional 
maintenance needs will be identified and addressed following periodic maintenance 
reviews.  Contingency measures and remedial action on the site shall be 
implemented on an as-needed basis at the direction of the consultant or the owner.   
 
2.5 Weed Control 
Routine removal and control of non-native and other invasive plants within the 
designated mitigation area shall be performed by manual means.  Undesirable and 
weedy exotic plant species shall be maintained at levels below 10% total cover 
within all mitigation areas during the three-year monitoring period.   
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2.6 General Maintenance Items 
Routine maintenance of planted trees and shrubs shall be performed.  Measures 
include resetting plants to proper grades and upright positions.  Tall grasses and 
other competitive weeds shall be weeded at the base of plants to prevent 
engulfment.  Weed control should be performed by hand removal.   
 
2.7 Contingency Plan  
All dead plants will be replaced with the same species or an approved substitute 
species that meets the goal of the mitigation plan.  Plant material shall meet the 
same specifications as originally-installed material.  Replanting will not occur until 
after reason for failure has been identified (e.g., moisture regime, poor plant stock, 
disease, shade/sun conditions, wildlife damage, etc.).  Replanting shall be 
completed under the direction of the consultant, City of Bellevue, or the owner. 
 

2.8 As-Built Plan 
Following completion of construction activities, an as-built plan for the mitigation 
area will be provided to the City of Bellevue.  The plan will identify and describe any 
changes in relation to the original approved plan. 
 
 
Conclusion 
Implementation of the proposed mitigation plan will result in an overall improvement 
in the habitat and functional value of the shoreline buffer and structure setback over 
current conditions. 
 
 
If you have any questions regarding the mitigation plan, please give me a call.   
 
Sincerely, 
 
ALTMANN OLIVER ASSOCIATES, LLC 
 

 
John Altmann 
Ecologist 
 
Attachment 



Attachment 1  Wiper Addition/Remodel 
   

 

Photo 1:  Existing concrete patio in buffer to be reduced in size 
and converted to pervious pavers. 

Photo 2:  Area of proposed structure modification in structure 
setback. 
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